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1. Introduction 
The purpose of this rationale is to support the Development Variance Permit Application for the 
proposed purpose-built rental building with 106 units.  The proposed development currently zoned MF3 
and is located inside the Core Area adjacent to the Rutland Urban Centre at the intersection of Rutland 
Road S and Robson Road S. It has a Land Use designation of Core Area Neighbourhood (C-NHD), and it is 
located within the Permanent Growth Boundary (PGB).   
 

Background 
In September of 2020 this subject property received an application for rezoning to RM3 for 54 unit 3-
Storey development.  To align this development with the City’s effort to increase rental affordability and 
meet the high rental demand in the City’s Core Area, 285 Rutland Rd. S property was acquired and 
became part of this proposal.  In May of 2022 we submitted a rezoning application to rezone the subject 
property from RU1 – Large Lot Housing to MF3r where we proposed a purpose-built rental building with 
106 units. 
 

Official Community Plan 
The OCP is geared to sensitive infill and densification through Urban connection and Sustainable 
development. The location is ideal for the purpose-built rental units as the location promotes 
integration with urban area through sustainable living. Rutland parks, schools, grocery stores and retail 
shops are only a short walk and access to City’s pedestrian, bike and transit infrastructure is only steps 
away.  The development location and proposed building design complements the 2040 Official 
Community Plan (OCP) and the 2040 Transportation Mater Plan, and it is in alignment of City of 
Kelowna’s efforts to increase rental affordability and meet high rental demands. 

 

Need for Rental 
Kelowna’s population has increased since 2017 and there is a 1.2% rental vacancy rate in the city’s core 
area per CHMC October 2022 figures.  As a developer we seek efficiency in every aspect of design. From 
well designed homes to efficient use of land. This project is a prime example where we can better utilize 
the land by consolidating 4 lots to provide 106 rental units.  This development is a step forward to 
addressing the need for additional rental housing. 
 

Community Involvement 
We value the neighbourhood involvement and value their feedback.  We also believe it is very important 

to be transparent with the local community and the neighbours.  We reached out to the neighbourhood, 

local organizations, and local societies to share the details of the development.  We had constructive 

feedback from incredible neighbours and great response from local societies. We are in discussion with 

Kelowna Women’s Shelter and City of Kelowna Journey Home Initiative to figure out how we can work 

together.  

  



2. Project Description 
The development will consolidate 2 existing lots at 285 Robson Rd S and 280 Rutland Rd S by way of a 
land assembly and create over 4000m2 of parcel area far exceeding 1050m2 minimum area required for 
MF3 zoning. The C-NHD land use designation promotes low rise buildings on strategically located land 
and along major transit routes.  The location of the development meets the criteria to facilitate a low 
rise building under the 2040 Official Community Plan (OCP). 
 

City Comments 
The city provided excellent feedback in the TRS dated July 4, 2022, related to the Form and Character of 

the building.  Great effort was put into the design process which resulted in the new design 

incorporating feedback on Form and Character including: 

1. Building design sensitivity to residential properties on the south end by stepping down building 

height to 3-storey.   

2. Step back on fifth storey provided to reduce building mass along Rutland Rd S. 

3. Main entrance location re-located to Rutland Rd S for interactive pedestrian scaled streetscape. 

4. Introduction of murals at both building entrances. 

5. Interaction with streetscape for ground-oriented units.  

Materials 
The material palette is uniform and textured with a stucco finish system being proposed for most of the 
exterior walls.   The stucco walls are intentionally broken up with the ‘frames’ proposed to be clad in a 
blue coloured cement panel which articulates the building facades while concealing the structure 
required for the cantilevered decks. 
  

Murals 
We wanted the building to enhance community character and highlight Rutland’s creative culture.  

Therefore, we incorporated not only one but 2 murals into the building design that we believe will speak 

for the community culture and make the building stand apart.  It is great pleasure to be working with 

Uptown Rutland Business Association and we are super excited for incorporating local art masterpieces 

into the building design as the current mural graphics shown are placeholders. 

Ground Plane 
The majority of the parking is provided in a fully underground parkade which allows for ‘walk-out’ units 
at grade and an increased level of connectivity between the building and the ground plane.   A robust 
landscape plan is proposed for the ground plane which both adheres to the Zoning Bylaw and 
Development Engineering requirements while providing privacy to the ground floor units and to the 
neighbouring properties.   
 

Summary 
The building Form and Character complements the Rutland Culture, and the design is sensitive to the 
neighbouring residential properties on the south with a step down in building height. As such, we 
believe this rezoning and development proposal will overall be sensitively integrated into the context of 
the neighbourhood as we plan to design and build a beautiful 5-storey building that will provide plentiful 
amounts of landscaping, vehicle parking, bike parking. 



3. Site 
The proposed project site is strategically located at the edge of the Rutland Urban Centre close to many 

community and transportation hubs.  The proposed project attempts to take advantage of its ideal site 

by improving connections between the building and the neighbourhood amenities.  

 

Public Transit 
The Project site is made up of 4 properties that are currently vacant houses, and the proposed 

development will add reasonable density around existing transit corridors, therefore, encouraging 

increased ridership and improving the overall reliability and frequency of the current bus services.  The 

Project is well located with a bus stop on the east side of the site for both Bus Route 11. 

 

Route 11 is Rutland Town Centre/ Downtown Kelowna line.  It connects the project to the Downtown of 

Kelowna from north Rutland near McCurdy.  It brings the tenants south to University of British Columbia 

Okanagan downtown and further south to Okanagan College, encouraging the potential for some of 

clients to access education opportunities.  The route also passes through the Orchard Park bus loop 

offering the many services and shops available in the mall as well as many more transit route options. 

 

Plaza 33 & Lions Park 
This plaza is in the Rutland community and offers extensive shopping opportunities.  It is a short walk or 

bike ride from the project site and is located within 400m (1/4 mile) 5-minute walking circle from the 

site.  Directly across the street with access from the building secondary entrance on Robson Road is the 

Rutland Lions Park which offers a play structure for children as well as place for quiet reflection at the 

cenotaph. 

Site Improvements 
The improvements and considerable upgrades to existing roadways and utilities being proposed for the 

project site are as follows:   

1. Upgrade to Bus Stop on Rutland Rd S.  This includes both upgrades and design per BC Transit’s 

Infrastructure Design Standards.  

2. Significant road improvements along Rutland Rd S and Robson Rd S that include new curb and 

gutter, sidewalk, storm drainage system, fillet paving, LED street lighting, landscaped and 

irrigated boulevard.  

3. Major underground sanitary and water upgrades along Robson Rd S benefiting exiting and 

future developments. 

 

Summary 
The site is located on both the City’s Bicycle and Pedestrian Network, and the Future Active 

Transportation Network.  These networks are strengthened by the proposed development as we intend 

to build a building which capitalizes on its location and site. 

 

 



4. Variances  
While meeting all bylaw requirements on this application we are requesting two variances.  The variance 

details and justifications are stated below. 

Variance 1: Building Height 
Background: Comments received from the City in the Technical Review Summary of the Rezoning 

Application dated July 4th, 2022 are as follows: This property should be entertaining a 3-storey multiple 

dwelling development. However, given that this project encompasses several consolidated lots and 

includes rental housing staff will entertain rezoning to MF3 (Apartment Housing) to accommodate 5 

storeys. Note that support for the height will be determined at time of Development Permit and will be 

based on proposed massing and complemented by an exceptional design.   

Rationale:  The proposed building design considers the locations it is neighbouring; the residential 

houses on the south, and Rutland Urban Centre on the north.  It also sits along Rutland Rd S which is 

future Major Arterial.  Keeping with the sensitivity of the neighbouring residential property the massing 

of the building is designed so the additional height is on the east side along Rutland Rd S and the 

building steps down in height as it borders the residential properties to the south and west.   

Justification: Considerable thought was given to the building design on the south end after receiving 

feedback from the neighbouring property owner.  The design sensitivity to properties on the south 

include: 

1. Stepping down the building to 3-storeys and stepping back the additional stories. 

2. No balconies on the south end to enhance neighbour privacy. 

3. Tall trees along the south end property line enhancing both privacy and sound barrier. 

 

Variance 2: Front and Flanking Yard Setback on Levels 2 to 4 
Background: The initial building design was developed based on the RM5 guidelines while the new 2040 

OCP and 2022 Zoning Bylaw were in the process of being adopted.  As a result, the fact that the 2022 

bylaw states that the ground-floor oriented units setback is applicable only to the floor that these units 

occupy was not commonly understood. Further to that there were no comments received regarding 

setbacks on the first Technical Review Summary (TRS) received in May of 2022. 

Rationale: The setback variance being requested stems from the fact that current design allows the 

building to efficiently use the land parcel and achieve the 106 rental units with access from Robson Rd S.   

The rationale for the variance is fairly straightforward in that we are ‘giving’ the City a dedication of 

2.5m along the full Rutland Rd frontage and requesting that we are ‘getting’ a relaxation the 2.5m 

setback that applies to applies to levels 2 to 4 on both Robson and Rutland Roads. 

Justification: The road dedication being proposed is an approx. 63m long x 2.5m wide parcel provided 

for future Core Area Major Arterial ROW resulting in approx. 158m2 (1700sqft) of area taken out of the 

parcel for boulevard and road improvements.   The setback prescribed in the Zoning Bylaw for MF3 for a 

front yard and flanking side yard is 4.5m where as the design shown in the Development Permit 

drawings proposes a 2m setback for levels 2-4 on both Robson and Rutland Roads. 



5. Conclusion  
In summary, we believe that the proposed rental apartment project fits well into the fabric of this 

developing community and will help further alleviate the affordable housing issue Kelowna is currently 

facing.  We thank you for your consideration in reviewing the attached application and should you have 

any questions please do not hesitate to contact the undersigned. 
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